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HOUSING  STUDY:   ROIBURY -NORTH  DORCHESTER  GNRP 

(Based  on  U.S.  Census  Block  Statistics 
for  Boston  1950  &  I960) 

The  Roxbury-North  Dorchester  GNRP  has  27574  housing  units, 
comprising  approximately  12%  of  the  entire  housing  stock 
of  Boston*  Due  largely  to  an  active  demolition  program, 
the  area  has  lost  2348  units  (8%)  since  1950.  At  the  same 
time,  the  population  has  declined  by  25%,  leaving  a  large 
number  of  vacant  units. 

The  significant  features  of  housing  conditions  in  the 
GNRP  area  are  Drought  out  by  comparison  of  some  factors 
with  the  city -vide  averages. 


For  example: 

GNRP 

City 

VACANT 

10% 

6% 

PETER IORATING 

*# 

17% 

DILAPIDATED 

9% 

**L 

RENTER -OCCUPIED 

*°i 

™i 

OWNER -OCCUPIED 

20% 

£3%  n% 

AVERAGE  RENT 
AVERAGE  VALUE 

$53  per  month 
{6500 

f 63  per  month 
U3.700 

NON-WHITE  OCCUPANCY 

47% 

10% 

The  GNRP,  while  containing  12%  of  Boston's  population  and 
housing  stock,  contains  24%  of  the  city's  deteriorating 
housing  and  28%  of  its  dilapidated  housing.  Although  the 
number  of  non  whites  (almost  entirely  Negro)  in  the  GNRP 
Is  large,  there  is  no  significant  difference  between  non- 
white  occupancy  and  the  overall  GNRP  average  in  terms  of 
housing  conditions,  tenure,  or  vacancy  rate,  although  it 
is  apparent  that  Negroes  are  paying  slightly "higher  rents 
than  whites  and  tend  to  be  a  little  more  crowded. 

In  studying  housing  conditions  in  the  GNRP,  it  can  be 
noted  that  the  greatest  concentrations  of  undesirable 
housing  conditions  (vacancies,  deterioration,  dilapidation 
and  overcrowding)  occur  in  the  northern  half  of  the  GNRP 
area.  On  the  other  hand,  the  greatest  concentration  of 
Negro  occupancy  is  in  a  north-south  bend  starting  at  Dudley 
Street  and  going  south  to  Seaver  Street,  encompassing 
almost  all  of  the  Washington  Park  Project  area.  Thus, 
because  this  GNRP  area  comprises  almost  the  only  Boston 
housing  available  in  large  quantities  to  Negroes,  it 
includes  all  types  of  housing  and  the  correlation  of  Negro 
occupancy  with  bad  housing  is  not  startlingly  significant* 
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CHANGE  IN  NUMBER  07  OCCUPIED  DWELLING  UNITS 
1950   to   I960 


It  can  be  seen  from  this  map,  where  every  dot  represents 
20  unite,  that  there  has  been  a  major  decline  in  number 
of  occupied  units  since  1950*  This  is  a  result  of  a  move- 
ment of  the  population  as  well  as  demolition  of  dilapidated 
housing. 

The  loss  of  units  has  bean  greatest,  both  in  number  of  Units 
and  percent  of  tract,  in  those  tracts  nofcth  of  afl  east-west 
line  from  Everett  Square  to  Egleston  Square*  It  will  be 
seen  in  this  report  that  this  same  area  is  consistently 
highHin  percent  of  tract  vacant,  dilapidated,  occupied  by 
non-whites,  rentetf-occupied  and  overcrowded*  The  maps  oil 
pages  U  and  «i  show  an  intensification  of  this  trend  between 
1950.  and  I960  corresponding  to  the  loss  in  occupied  units 
shown  on  this  map* 
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BASIC  HOUSING  STATISTICS:  ROXBURY-NORTH  DORCHESTER  GNRP 

The  following  five  pages  show  in  bar-graph  form  the  relation- 
ships among  the  various  areas  of  the  GNRP,  in  terms  of  number 
of  housing  units,  and  each  area's  relation  to  the  whole  GNRP. 
Thus,  the  original  Washington  Park  Project  can  be  seen  in 
comparison  with  the  total  GNRP,  the  Townsend-Seaver  section,  the 
Project  extended,  and  the  remainder  of  the  GNRP. 

These  graphs  show  actual  numbers  of  units  for  each  factor 
studied,  and  show  1950  in  blue  and  I960  in  orange.  This  color 
scheme  is  maintained  throughout  the  report.  Because  the  paper 
is  transluscent,  it  is  possible  to  see  relationships  between 
factors  by  laying  the  charts  on  top  of  one  another. 
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HOUSING  CONDITIONS;   1950  and  I960 

TRACTS  APPEARING  ABOVE  THE  MEDIAN  IN  SIX  FACTORS. 

These  maps  show  those  tracts  appearing  above  the  mddian 
for  six  'negative*  factors*  By  plotting  the  number  of 
times  a  tract  appears  above  the  median  it  is  possible1  to 
get  a  picture  of  housing  conditions  in  the  GNRP  at  two 
points  id  time,  specifically  1950  and  I960. 

The  'negative'  factors  are: 

Bt  Above  median  in  percent  of  tract  vacant. 

C:  Above  median  in  contract  rent  for  tract  (average  of  block  rents) 

D:  Above  median  in  percent  of  tract  dilapidated  and/or  lacking 

plumbing* 
E:  Above  median  in  percent  of  occupied  units  in  tract  occupied 

by  no n -whites.         t 
F:  Above  median  in  percent  of  tract  renter-occupied. 
G:  Above  median  in  perbentof  units  in  tract  having  more  than 

1.51  (in  1950)  or  1.01  (in  I960)  persons  per  room. 

From  these  maps  it  can  be  seen  that  there  is  8  trend  towards 
consolidation  of  the  woFst  tracts  into  the  Lower  Roxbury 
section,  And  a  gradual  westward  movement  of  the  areas" 
having  few  'negative'  factors.     n 

The  tracts  east  of  Blue  Hill  Avenue  are  in  apparently  the 
best  overall  condition,  Although  there  is  a  small  pocket  of 
deterioration  in  the  Groove  Hall  area. (See  page  35  for 
dangers  possibly  facing  the  East-of-Blue -Hill- Avenue  area.) 
The  Washington  Park  Project  area  appears  to  be  in  a  middle 
ground  condition,  not  having  lar&e  areas  of  either  extreme 
in  housing  conditions.  As  such,  it  perhaps  represents  the 
'settled'  part  of  the  GNRP:  bad  enough  to  need  renewal^  but 
not  ao  bad  that  its  residents  are  no  longer  interested  in 
its  fate.  Perfect  for  a  project  area. 
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TRENDS  A3  NOTED  FROM  COMPARING 
THE  1950  and  i960  MAPS  OF 
CERTAIN  SIGNIFIC  ANT  FACTORS* 


§ 
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A,  OWNER  OCCUPANCY** 

Median  percent  has  incresed  from  17$  in  1950  to  20$  in 
I960,  reflecting  an  increase  in  home  ownership. 

Owner-occupancy  remains  strongest  in  an  east  to  west 

band  running  generally  between  Dudley  and  Crawford  Streets* 


**  This  term  denotes  here  the  percentage  of  UNITS  occupied  by  their 
owners,  not  the  structures. 
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B.  VACANCIES 

Median  increased  from  1.5$  to  9$.  Scattered  areas  of 
high  vacancies  in  1950  have** consolidated  into  an  almost 
solid  area  north  of  an  east -west  line  from  Everett  Square 
to  Egleston  Square* 
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VACANCIES    K?60 
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C.  RENT 

N 

Median  increased  ^from  $32  to  $52  which  in  terms  of  con- 
stant dollars  isN changed  froma  $39  to  $50.  There  is  a 
tendency  for  the  above -median  tracts  to  cluster  in  the 
southern  half  (south  of  a  line  from  Everett  to  Egleston 
Square)*  This  tendency  strengthened  in  I960* 
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D.   DILAPIDATION  AND/OR  LACKING  PLUMBING 

mm'  h 

These  two  maps,  while  not  strictly  comparable,  show  a 
decline  in  the  number  of  dilapidated  units1 (due  to 
demolition)  and  a  slight  northward  consolidation* 
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E.  NON-WHITE  OCCUPANCY: 

Median  increased  from  6%   in  1950  to  39$  in  I960.  largest 
concentrations  of  non-whites  are  now  found  in  a  north-south 
band  between  Washington  Street  and  Blue  Hill  Avenue.  Partic- 
ularly heavy  are  the  concentrations  between  Walnut  and 
Humboldt  south  of  Bower  Street  (  tract  IJ-S:  87$)  and  the 
area  bounded  by  Townsend,  Blue  Hill,  Crawford,  and  Humboldt 
(tract  U-6A:' 80$  non-white  occupied).   There  has  been  a 
significant  southern  movement  of  Negroes  in  the  GNRP  since 
1950  into  the  Townsend  -  Seaver  and  Grove  Hall  areas. 
(See  maps  p. 28  and  29  showing  density  of  non-white  residency.) 
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F.  RENTER  OCCUPANCY 

Median  has  decreased  from  &}%   to  &0%   reflecting  a  slight 
increase  in  owner -occupancy*  Highest  concentrations  of 
renter-occupancy  units  appear  in  the  tracts  bordering 
Seaver  Street  in  the  south  portion  and  the  tracts  north 
of  Dudley  Street*  The  change  in  this  pattern  since  1950 
has  been  slight* 
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G.  OVERCROWDING 

It  is  difficult  to  compare  the  1950  and  i960  figuroa 
for  overcrowdingMbecaa3e  the  Census  standard  is  dif- 
ferent for  the  two  years:  1,51  or  more  persons  per 
room  in  1950  and  l.ol  or  more  persons  per  room  in  i960* 

By  converting  the  1950  median  to  the  i960  Basis*  we 
get  a  1950 "median  of  10%  of  the  occupied  dwelling  units 
as  overcrowded  and  a  I960  median  of  11%.  Therefore 
overcrowding  has  increqse'd  slightly  (10%)  and  it  has 
consolidated  slightly  toward  the  northern  portiotfn  of 
the  GNRP.  ' 
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*  The  standard  has  gotten  more  strict  since.  1950  ♦  It  ...is 
possible  to  get  as  crude  comparability "by  assuming  that 
the  1950  standard,  being  less  strict,  will  include  less 
units  -  about  one*  third  less  -  than  the  i960  standard. 
To  convert  the  two  to  the  same  standard,  multiply  the 
1950  median  by  1.51  (4%  times  1*51)  and  you  get  an 
adjusted  median  of  10%  for  1950. 
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STABILTY   ANO   THE   INTER-RELATIONSHIP  OF    SOME   FACTORS 

1950     and   i960 

As  an  indication  of  stability  and  future  trends,  it 
was  decided  to  plot  large  scale  changes  from  1950  to 
I960  on  the  base  map  of  the  GNRP.  Certain  changes 
were  given  a  subjective  value  as  being  ones  which 
might  be  conducive  to  instability.  These  factors 
were : 

A.  Decrease  In  owner-occupancy 

B.  Increase  in  vacant  units 

C.  Increase  in  contract  rent  (In  constant  dollars) 

D.  Increase  in  dilapidation 

E.  Increase  in  non-white  occupancy 

It  is  assumed  that  the  areas  of  most  concentrated 
changes  will,  be  areas  of  Instability  and,  as  such, 
of  increasing  concern  to  us  in' our  plans  for  the 

GNRP. 

The  map  following  shows  the  number  of  times  each 
f^ract  appears  above  the  median  for  the  GNRP  in  per- 
cent of  change  in  these  factors. 

CORRELATIONS1:  l". 

High. Correlation : 

A  decrease  in  owner^-occupanjcy  often  accompanies 
an  Increase  in  vacancies.  (A  &   B  appear  top^ther 
9  times  o,ut  of  13  possible  ,chances.) 

An  increase  in  vacancies  often  accompanies  an 
increase  ^in  rent.   ( B  &  C  -,  8  out  of,l3)     j 


3 

Medium  Correlation 


k.  1  m 


A  decrease  in  owner-oocupancy  frequently  accom- 
panies an  increase  in  rent.  ,(A  4  0  -  7  of  13) 

I      A     , 

An  Increase  in  rent  frequently  accompanies  an 
increase  in  non-white  occupancy.  ( C  n<Sr  E  -  7 
times  out  of  13) 

A  decrease  in  owner-occupancy  sometimes  accom- 
panies an  increase  in  non-white  occupancy. 
(  A  <Sr  E  -  ,6  times  out  of  13) 

Slight  Correlation: 

An  Increase  In  vacancy  occasionally  raccom- 
an  increase  in  non-^whlte  vacancy.  (B  &   E 
4  times  out  of  13) 


An  increase  in  rent  occasionally  accompanies 
an  increase  in  dilapldatioa.  (C  &   D  ,3  times 
"ut  of  13.) 


\\ 


*M 


FV^ffi    ))\<*   )s&in#v\\i\   mnde   by   mapping   these   corre- 


Wlstlcma,    it    booomoo   apparent    that      the   areaa   of 
highest   ooncurrenoe,    ond    thus   of  Instability, 
are    two : 

•  One,  vthe  area  north  of   the  Notre  Dame   Triangle 

from   Columbus   Avenue   to   Walnut   Street.    Part  of 
this   is   in   the  Washington  Park   Project. 

Two,    a  large  icicle  shape  comprising  almost  all 
the   land    in   the  GNRP  east  of  Blue  Hill  Avenue. 
(Lower  Roxbury  East,    Blue  Hill   East,    Grove  Hall.) 

*  i  a  -  _  « 

Thus,  on  the  basis  of  this  map,  the  Washington 
Park  Project  anea  appears  to  be  the  most  stable 
are  in  the  GNRP,  although  it  does  have  increases 
in  vacancies  and  non-white  occupancy  as  well  as 
drecreaaes  in  owner-oc,cupancy  in  the  northern 
half. 

I 

The  area  of  greatest  potential ' concern  Is  the 
large  Icicle  shape  mentioned  above,  east  of 
Blue  Hill  Av.enue.  Here  is  an  area  of  great 
change  in  the  decade  of  the  fifties,  showing 
throughout  the  area  a  decrease,  in  owner-occupancy, 

©an  increase  in  vacancies,  dilapidation,  and  non- 
white  occupancy. 


»         1       >        > 

y  »  >\ 

r] 
NOTE: 


It  must  be  remembered  that  this  map  reflects 


o2  7  ^\afea?  0f  chan?e«  It  is  possible  that  an 
3£  fu?  6  lni  negative7  faotors  would  not  appear 
?2ci  S  map  becauae  the  condition  existed  before 
xy^O.  See  the  maps  on  page  11  and  12  for  a  piot- 

SEL   ?°V«ins  condltions  at  one  point  in  time: 
■ly^O  and  I960. 
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STATISTICS  USED  FOR  THESE  REPORTS 
IN  TABULAR  FORM 


P,  3<2 


DORCHESTER  HOUSING  STATISTIC 


(From  U.S.  Census) 
Average  r«nt 


P-2 

3 
4 
5 
6 

2 
3  ' 
4 
5 
R-l 
2 

3 
S-2 

3 
T-6 

7A 

7B 

U-l 


CtfJRP  HOUSING  STATISTICS  -  -I960"  Over 

1 


■;> 


6A 
6S 

lv-i- 

otals 


109 

3311 

■  3035 

3916 

3625 

905 
2239 
4415 
2501 
3*40 
137S 
1969 
1761 

412 
^032 
4942 
1474 
1929 
5115 
4215 
3429 
4926 
7175 
4925 
579^ 
1871 
82247 


3.35  * 

3.41 

3.38 

3.93 

2.86 

2.80 

3.09 

3.44 

3.32 

3.35 

2.48 

2.91 

2.92 

2.99 

3.13 

3.37 

3.02 

3.22 

3.37 

3.19 

3.18 

3.48 

3.18 

3.33 

2.75 

2.91 

3. 10  rAcd>«*A 


82 

110 

161 

97 

31 

102 

209 

76 

143 

44 

80 

96 

17 

103 

191 

30 

31 

165 

141 

129 

180 

197 

123 

96 

53 

2688 


1.01  persons 
per  room  (?)  

2.3# 

8.4 
12.4 
16.2 

8.1 

9.6 
15.3 
16.6 
10.9 
12.5 

8.4  ' 
13.5 
18.2 
13.6 
11.1 
13.1 

6.6 

5.0 
11.3 
10.8 
12.1 
13.4 

8.9 

8.8 

4.6 

8  3 
ll!o%Mcd 


*■*  Population  per  household.' Whole  and  pari  tracts  irKUie  GNRP  not  distinguished 


$60. 

$58 

$57. 

$55 

$59 

$57 

$49. 

$48 

$60. 

$58 

$33. 

$3!4. 

$32 
$33 

$54. 

$52 

$50. 

$48 

$42. 

$41 

$40. 

$39 

$38. 

$37 

$5'4. 

$52 

$36. 

$35 

$48. 

•$47 

$55. 

$53 

*AO.;.     1 

$67 

$81. 

$79 

$55. 

$53 

$52. 

$50 

$46. 

$45 

$52. 

$50 

$64. 

$62 

$67. 

$65 

$79. 

$77 

$51. 

$49 

$52.Med. 

1950-1960 

Rent 

Increase 

(Amount)   (%) 

$14.- 

:■'..'  -32% 

$15. 

37% 

$19. 

50% 

$13. 

37% 

$  8. 

16* 

$  7. 

28% 

$  5. 

18% 

$  8. 

18% 

$17. 

55% 

$11. 

37% 

$  9. 

30% 

$  6. 

19% 

$27. 

108% 

$  6. 

21" 

$16. 

52% 

$14. 

5    36% 

$15. 

29%- 

$  8. 

)    11* 

$11. 

26% 

$10. 

•    25% 

$  9. 

25% 

$14. 

39% 

$12. 

24% 

$13. 

25% 

$  8. 

12% 

$10. 

26% 

27%Me 

D<   T.4 


B:jRY*N.  PORCHiSSTER   GNRP  HOUSING  STATISTICS  -  1950 


(  FROM  U.S.  CENSUS) 


Total 

Occupied 

DUa  Occup.   by      TcrccntDUs 

Vacant 

Percent 

Dilapidated - 

1  c  r^nt 

DUs 

nu'o 

Non-whites             Non-white 

DUs 

Vacant 

DUs 

\  Dilap. 

P-2         U5 

■    44 

-                              - 

1 

2.0? 

7 

1.6.  o£    < 

3     1109 

1096 

6 

13 

1.0 

147 

13.0  "  " 

jjl     no/1 
W»     1130 

1094 

15                          1.4 

11 

2.0 

183 

l6.0v-v 

1120 

39                           3.4 

1.0 

1.0 

277 

24.0 

6    1231 

1222 

1                           -          ' 

9 

1.0 

145 

12.0 

3-1      456 

44,6 

8                            1.8 

7 

3.0 

122 

27.0 

2      976 

971 

107                        11.0 

5 

_ 

251 

26.0 

3     1357 

1333       1 

166                        12.0 

24 

2.0 

163 

12.0 

4       954 

929  ' 

15                           1.6 

23 

2.0 

229 

24.0 

5     1519 

149,1 

24                           1.6 

28 

2.0 

261 

18.0 

R-1       857 

84? 

721                         84.0 

9 

1.0 

358 

42.0 

2     1178 

11.62 

595                         51.0 

1,3 

1.0 

449 

38.0 

3      746 

704 

216    '                      31. 

5.5 

271 

36.0 

S-2      217 

207 

22                         ll.i 

4.6 

62 

29.0 

3     1216 

1190 

91                           7.3 

1.2 

200 

16.0 

T-6     1621 

1591 

£4                           5.< 

-  ■> 

1.9 

141 

9.0 

7<\       4  67 

461 

4        ( 

\ 

1.0 

6 

1.3 

I        7i3   '    662 

658 

4                              .h 

u\, 

1.0 

)9 

1.4 

k    U-l     1733 

1701 

263                       15. c 

32 

2.0 

263 

15.0 

\      2    v/;i 

152ft 

559                         36.0 

21 

1.0 

2 

15.0 

%                   '0 

1442 

100                     7.q 

3^ 

3.0 

j    , 

25.0 

4    1641  , 

1612 

295                           18.  C] 

2ft 

2.0 

■;'-7 

19.0 

c     ?335 

2309 

907                         39. « 

26 

1.0 

■  9.0 

6A     1472 

1462 

275                         19.0 

10 

1.0 

■jh 

2.0 

6B    2105 

2075 

36                           l.Ti 

32 

1.5 

2x- 

1.0 

V-|       760 

738 

38     ,                       '. 

22 

2.9 

r\ 

10.0 

Potal    -29922 

29434 

1256                 6.6;  m 

467 

1.5%  M* 

4809S 

l;6.0*tf* 

f 

GNRP  HOUSING  STATIST? 

3  -  I960 

-     .  Si. 

-    ]FR0K  U. 

1 
S.   CENSUS 

P-2         46 

hl, 

_                                _ 

2 

i.o% 

1 

:2.0 

3     1042 

r69 

55                            6.0 

73 

7.0 

?'l 

J3.0 

4       967 

ftpft 

129                     1 r, .  r 

79 

8.0 

J  I, 

13.0 

5     1074 

9  £8 

474                         48.  £ 

86 

8.0 

1 

17.0 

6     1267    ' 

1202    ' 

2ft 

65 

5.0 

6.0 

Q-l       3*7 

323 

1.0                           3.?) 

64 

16.0 

£;7 

22.0 

7       766 

666 

140                           21.0 

100 

13.0 

121 

16.0 

3     1355 

1763 

3ft5                           30.0 

•      95 

7.0 

19.0 

4       795 

694 

121                            17.0 

101 

13.0 

10" 

13.0 

5     1333 

1141 

139                            12.0 

192 

14.0 

■   200 

15.0 

R-1       659 

526 

465                            88.0 

133 

20.0 

120 

18.0 

2       796 

592 

'•■17                         54.0 

204 

26.0 

308 

39.0      . 

3       635 

526 

,67                         70.0 

10° 

17.0 

287 

•  4,5.0 

S-2       169 

125 

25                            20.0 

,44 

26.0 

86 

51.0 

3     1026 

931 

304                         33.0 

95 

9.3 

343 

33-0 

T-6     1592 

1453 

1107                         76.0 

139 

8.7 

106 

7.0 

7A       486 

458 

208                           45.0       4' 

6.0 

£0 

12.0 

7-B      643 

625 

78                           12.0 

18 

3  • ' 

0 

0.0 

•0-1    1582 

1453 

893                           61.0 

12', 

8.0 

275: 

17.0 

2     1477 

1299 

967                         74.0 

178 

12  ;0 

253 

17.0 

3     1288 

1065 

479                          45.0   ' 

163 

13  ;0 

177 

14.4 

4     1495 

1347 

782                            58.0 

148 

10".  0 

189 

13.0 

A    2353 
~^    1467 

2216 
1392 

1920                            87.0 
1111                            80.0 

137 
75 

6.0 

5.0 

17$ 

7.0 
9.0 

6B     2202 

2103 

936                            45.0    ' 

99 

4.0 

1.0 

V-l       729 

635 

177                            28.0 

94 

13.0 

ICi 

13. 8 

"OTAL     27574 

24929' 

11617                          39.0$M* 

2645 

9.0/M* 

3812 

14.0£K* 

>;■;:  = 

Mediart     **=*  Dilap.  PLUS' deteriorating  and  lacking  plumbing' 

J 

■v 

■ 

y 

1      P.S  t 

Jll  BRA 

Boston  Redevelopment  Authority. 
'  Housing  study:     ttoxoury-tto.bor , 


